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ITEM 1: 201910020057 – Beulah Park Subarea E (Development Plan) 
 
Site Location     
East side of Demorest Road, approximately 700 
feet south of Southwest Boulevard (Parcel 040-
000413) 
 
Proposal 
A Development Plan for the first portion of 
Subarea E of Beulah Park 
 
Zoning 
PUD-R (Planned Unit Development ï 
Residential) 
 
Future Land Use 
Mixed Neighborhood 
 
Property Owner 
GC Beulah Park Investments LLC 
 
Applicant/Representative 
Donald Plank, Plank Law Firm, LPA 
 
Applicable Plans, Policies, and Code 
Section(s) 

¶ Zoning Code Section 1135.09 

¶ C-24-18 Beulah Park Zoning Text 
 
Staff Recommendation 
Approval with three deviations and three 
stipulations 
 
Contents         Page 
1. Context Map éééééééééééé..  
2. Analysis ..éééééééééééééé 
3. PUD Analysiséééééééééééé..  
4. GC2050 Analysis éééééééééé.. 
5. Recommendation éééééééééé.. 
6. Detailed History ééééééééééé. 
 
Case Manager 
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kspergel@grovecityohio.gov  
 
 
 

 
Summary 
The applicant is requesting approval of a 
Development Plan for the first portion of Beulah 
Park Subarea E, including 52 single-family 
homes. 
 
Zoning Map 

 
 
Next Steps 
Upon recommendation from Planning 
Commission, the Development Plan can move 
forward to City Council. If the item receives City 
Council approval, the applicant can submit for 
final engineering plans and building permits for 
the site. 
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1. Context Map 
This proposed site is located on the east side of Demorest Road, approximatley 700 feet south of 
Southwest Boulevard (040-000413). 

 



3 

 

2. Analysis  
 
Summary 

The applicant is requesting approval of a development plan for the western portion of Beulah Park 
Subarea E. Roadways for this section of the subarea were approved as part of the Beulah Park Phase 1 
Roadways Development Plan and the Beulah Park Section 1 Plat, and while the preliminary lot layout for 
this subarea was shown on the Roadways development plan, elevations and landscaping plans were not 
submitted for these lots and the applicant was informed that a separate development plan would be 
required to examine these items as well as the final lot configuration. The proposed development plan 
includes the lot layouts, landscaping, and home elevations. The remaining portion of Subarea E will be 
included as part of Phase 2 of the Beulah Park development. A plat for this section of Subarea E has also 
been submitted for review and is anticipated to go before Planning Commission and City Council 
concurrently with the development plan.  
 
The GroveCity2050 Future Land Use and Character Map recommends this property be used for Mixed 
Neighborhood. This classification includes different types of single and multi-family residential, which the 
Beulah Park development intends to provide. Another characteristic of a Mixed Neighborhood is to have a 
walkable development that is nearby a neighborhood activity center. Subarea E will be adjacent to the 
central city park and within a half mile of Town Center, providing easy access to public spaces that can 
be accessed without using a vehicle.   
 

Site Plan 
The proposed lots will be accessed by 
three different roadways (Mystic Way, 
Glacial Lane, and Boyer Road) previously 
approved on the Beulah Park Phase 1 
Roadways development plan which will 
connect the site out to Demorest Road and 
to the larger Beulah Park development. 
Because the entrance to Beulah Park from 
Demorest is meant to be secondary, an 
entrance feature beyond the previously 
approved fencing and stone columns along 
Boyer Road, is not proposed with this 
development plan.  
 
A total of 52 lots are proposed within this 
portion of the subarea. Based on the 
approved Beulah Park Zoning Text the lots 
are required to be between 50 and 75 feet 
in width. Lots 88 and 89 are proposed to be 
78 feet wide, exceeding the permitted 
maximum lot width by three feet. Section 
III(F) of the approved zoning text states 
that deviations from the text may be 
permitted with the approval of City Council 
through a Development Plan. Staff is 
supportive of granting a deviation from the 
lot width requirement to permit the 78-foot 
lots as it is a minor deviation and as it will 
provide additional space for varying home 
designs, including side loaded garages.  
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Two reserves are proposed, Reserves A and B, in the western portion of the development. The reserves 
will be located on either side of Boyer Road and to the west of lots 115 through 130 to provide buffer 
space between the existing homes and properties off Demorest Road and Subarea E.  
 

Landscaping  
A landscaping plan was submitted matching what was approved as part of the Beulah Park Phase 1 
Roadways Development Plan, which mostly included the location and species of street trees. Staff is 
overall supportive of the proposed landscaping throughout the site, but no landscaping is shown in the in 
the Reserves to buffer between the Beulah Park site and existing adjacent residential properties. The 
applicantôs response letter states that White Pines and/or Blue Spruce trees between six to seven feet in 
height will be located in the reserve areas, and staff is supportive of this response, but this will need to be 
shown on the plans.  
 
An exhibit was also submitted showing a landscaping typical for each of the lots. The typical shows that 
each yard will have three trees, and five shrubs at least 24-inches in height. Additional small shrubs will 
also be included in front landscaping beds. The minimum landscaping requirement per home is three 
trees and five shrubs and the proposed typical exceeds the required minimum amount of plantings. A 
note is included on the typical which states that sod will be installed on the front, sides, and 10-feet of the 
rear yards meeting the requirement as per Code.  
 

Architecture 
The applicant has provided both a packet of home models and a color pallete for materials to be utilized 
on the proposed home models. Four different home models have been proposed on the site (Fifth 
Avenue, Boardwalk, Park Place and Woodward), which will meet the majority of the standards in the 
Beulah Park Zoning Text; however a number of deviations are requested to the Building Requirements 
section of the Text.  
 
Overall, the homes provide some variation in general architectural style; however, they ultimately reflect a 
similar layout with a two-car front-loaded garage and an ñL-shapedò front porch with the front door set 
back from the primary, front façade. In staffôs opinion, additional home models should be submitted to 
create greater variety within the subarea. New home models should provide greater variation in the layout 
of the homes such as the location of porches, garages, and the general architectural style. 
 
Staff is supportive of some elements of the proposed homes but there are concerns with the home 
designs, and in staffôs opinion they do not meet the character and intent of homes in Subarea E. While 
the homes will incorporate elements such as a variety of colors, rooflines, windows, and masonry, it has 
not been demonstrated if these elements will be utilized on all four sides of the homes, which is a 
requirement per the Zoning Text (requiring four-sided architecture). The provided elevations show the 
details for the front facades but only minor details have been shown on the remaining sides with windows 
and some roof or design details, but no additional details including masonry, bump outs, bay windows, or 
other features have been shown or noted on the elevations that they would be included.  
 
Requested Deviations 
The Zoning Text requires that garages encompass no more than 45 percent of the width of a  homeôs 
front façade, and the applicant is requesting a deviation to permit two car garages to be a width resulting 
in a maximum of 46 percent of the façadeôs width. Additionally, the applicant is requesting a three-car, 
front loaded garage, resulting in 54 percent of the homes front façade to be garage, to be permitted only 
on lot 131. Staff is supportive of granting the deviation for the 46 percent as it will provide some additional 
space to accommodate two vehicles and is only a minor deviation from the requirement; however, staff is 
not supportive of granting a deviation for the 54 percent maximum for a front-loaded three car garage on 
lot 131 as the lot appears large enough to accommodate a side-loaded garage. Based on the provided 
home models and the size of the lots, in staffôs opinion a three car front-loaded garage where the garage 
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represents more than half of the front façade, does not meet the intended character for single-family 
homes in the Beulah Park development, promoting ñNew Urbanismò with pedestrian-oriented 
streetscapes and front porches.  
 
A third requested deviation is regarding the requirement for exposed concrete. The Zoning Text requires 
that no single-family home in the Beulah Park development have exposed concrete block or poured 
concete, and the applicant is requesting a deviation to allow this requirement to be waived when the 
foundation exposed is six-inches in height or less. Staff is supportive of a deviation from this requirement 
as long as some treatment such as a stamped brick or stone design is included on the exposed portions, 
as has been required on recent developments including Trail View Run. Additionally, because the request 
will only apply when six-inches or less of foundation is exposed, the exposed area is likely to be largely 
covered by landscaping around the home. 
 
The applicant is requesting a fourth deviation to reduce the required setback between the garage and 
primary building façade from two feet to one foot for the Boardwalk home model. Staff is not supportive of 
this deviation as this standard was created to highlight the front poches of homes and minimize the 
prominence of the garage, as well as allow for more differentiation and architectural details on the homes.    
 
 
Fifth Avenue Home Examples 

 
 
Boardwalk Home Examples 
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Park Place Home Examples 

 
 
Woodward Home Examples 

 
 
 

Lighting 
Street lights are proposed throughout the development along the roadways. The location and style of the 
fixtures match what was approved as per the Beulah Park Phase 1 Roadways Development Plan. 
 
  
 

3. PUD Analysis 
Per Section 1135.14 of the Codified Ordinances of Grove City, Planning Commission is charged with 
reviewing and evaluating Preliminary and Final Development Plan applications for Planned Unit 
Development districts by applying the eight (8) findings.   
 
(1)  The uses proposed will not be detrimental to present and potential surrounding uses, but will  
       have a beneficial effect which could not be achieved under any other district. 
 
Finding is Met: The site was approved as part of the Beulah Park Zoning Text for single-family homes, 
and the development plan lines up with the uses approved as part of the Zoning Text. The addition of 
single-family homes to the area will not be detrimental to present and planned surrounding uses, as the 
site will be bordered by existing single-family homes to the west along Demorest, the Danbury assisted 
living facility to the north, the central Beulah Park open space to the east and the West Water Run open 
space reserve to the south. 
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(2)  Any exception from Zoning Code (Ordinance C79-74, passed January 20, 1975) requirements   
      is warranted by the design and amenities incorporated in the Development Plan. 
 
Finding Can Be Met: A number of deviations from Code and the approved zoning text have been 
requested, and staff is not supportive of all of the proposed deviations. Staff is supportive of deviating 
from the lot width maximum of 75-feet by three feet to permit two 78-foot lots, as it is a minor deviation 
which will allow for the required side-loaded garages fronting on the central open space per the zoning 
text. Staff is supportive of granting a second deviation to permit garages to encompass 46 percent of the 
front façade of the home, which is a one percent deviation from the text (which permits a maximum of 45 
percent) as it will be a minor deviation allowing for a more usable garage size while still fitting the desired 
narrow lot width. Staff is supportive of granting a third deviation to permit a maximum of six inches of 
exposed concrete foundation as long as it has either a brick or masonry stamped design. Staff is not 
supportive of the other requested deviations which include permiting a three-car garage with a 54-percent 
front façade deviation and a deviation for the Boardwalk home models to have a one foot setback from 
the primary home and garage, which is required to be at least a two foot setback. This development is 
meant to have a more urban appearance with a number of architectural details that will be visible from the 
adjacent city park and sidewalk. In staffôs opinion, a number of the proposed details will meet the 
requirements for architectural details, but the Beulah Park Zoning Text was written to encourage different 
styles of homes in a more walkable, urban neighborhood that is different from other subdivisions in the 
city.   

 
(3)   Land surrounding the proposed development can be planned in coordination with the  
       proposed development and that it is compatible in use. 
 
Finding Can Be Met: Staff is supportive of the proposed layout of the subarea including the roadways 
and sidewalks; however, additional details are needed in Reserves A and B along the westernmost 
boundary of the site to show the proposed screening between the subarea and existing homes along 
Demorest Road.   
 
(4)   The proposed change to a Planned Unit Development District is in conformance with the  
       general use intent of the area. 
 
Finding Can Be Met: Subarea E was approved as part of the Beulah Park rezoning in 2018 to have 
single-family homes, which the site is meeting. However, some of the design elements of the homes do 
not meet the approved zoning text, including the setback between the garage and primary home and lack 
of details provided to show four sided architecture. In the opinion of staff, these deviations detract from 
the general intended character of single-family homes in the subarea. 
 
(5)   Existing and proposed streets are suitable and adequate to carry anticipated traffic within the  
       proposed district and in the vicinity of the proposed district. 
 
Finding is Met: The roadways through Subarea E were previously approved in August 2018 with the  
Beulah Park Phase 1 Roadways development plan. No new roadways are proposed with this 
development plan.  
 
(6)   Existing and proposed utility services are adequate for the proposed development. 
 
Finding Can Be Met: Utiliites for the area were generally approved with the Beulah Park Phase 1 
Roadway development plan and subsequent construction plans. The site will have access to all needed 
utilities.  
         
(7)   Each phase of the proposed development, as it is proposed to be completed contains the  
       required parking spaces, landscape and utility areas necessary for creating and sustaining a  
       desirable and stable environment. 
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Finding is Met: The proposed plan matches the previously approved roadway network with streets, 
sidewalks, and on-street parking, as well as proposed street trees from the Phase 1 Roadways 
Development Plan. Each lot will also be landscaped per Code requirements to create and sustain a 
desirable environment. 
 
(8)   The proposed Planned Unit Development District and all proposed buildings, parking spaces  
        and landscape and utility areas can be completely developed within seven years of the  
        establishment of the district, unless otherwise provided for by Council. 
 
Finding is Met: The proposed subarea, including building, parking spaces, landscaping and utilities can 
be completely developed within seven years. 
 
 
 

4. GroveCity2050 Guiding Principles Analysis 
The City of Grove City adopted the GroveCity2050 Community Plan in January 2018, which contains 
specific goals, objectives and actions to guide growth in the community. Five guiding principles are 
identified that articulate Grove Cityôs community values and direct the recommendations in the Plan. 
Applications submitted to Planning Commission are reviewed based on these five Guiding Principles: 

 
(1)  The City’s small-town character is preserved while continuing to bring additional  

employment opportunities, residents and amenities to the community.  
 
Finding is Met: The development will provide 52 additional single-family homes to the 
community, continuing to help fill the demand for new housing as well as providing a unique 
housing opportunity within walking distance of amenities including the central park open space in 
Beulah Park and the Town Center.  

 
(2) Quality design is emphasized for all uses to create an attractive and distinctive public and  

private realm.  
 

Finding Can Be Met: Staff believes the single-family home models proposed for the subarea will 
result in an attractive development, provided that more models are submitted to create a greater 
variety in homes throughout the subarea. Additionally, staff is not supportive of some of the 
requested deviations for the home designs including the increased front façade percentage to 
provide space for a three-car garage and for a reduced setback between the garage and primary 
structure. More detail is also needed to show four-sided architecture as required in the Beulah 
Park Zoning Text as well as more differentiation between the home designs to create the 
intended character for this subarea.  
 

(3) Places will be connected to improve the function of the street network and create safe  
opportunities to walk, bike and access public transportation throughout the community. 
 
Finding is Met: The provided roadways and sidewalks will connect with Demorest Road and to 
the larger Beulah Park development. This development is near Town Center and approximatley a 
half mile from the nearest COTA bus stop, which is accessible from the proposed sidewalks and 
bike paths.  

 
(4) Future development will preserve, protect and enhance the City’s natural and built  

character through sustainable practices, prioritizing parks and open space and 
emphasizing historic preservation.  
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Finding Met: The proposed single-family lots and home models are generally in conformance 
with the approved Beulah Park Zoining Text and Subarea Plan, which was approved to prioritize 
parks and open space as well as emphasize the historic use of the site as the stateôs first 
thoroughbred racehorse track.  

 
(5) Development provides the City with a net fiscal benefit. 
 

Finding Can Be Met: While the proposed 52 single-family homes will increase the value of the 
land, single-family developments do not generally provide municipalities with a net fiscal benefit 
as cities obtain most funding from income tax and single-family developments generally result in 
more public infrastructure for the City to maintain. However, new residents within the Beulah Park 
development are anticipated to frequent the businesses in Town Center, strengthening and 
adding to the vibrancy of the area. Additionally, the proposed residential subarea is only a portion 
of the larger Beulah Park development which also includes future employment opportunities in 
Subareas A and B. 

 
 
5. Recommendation 

After review and consideration, the Development Department recommends Planning Commission 
make a recommendation of approval to City Council for the development plan with the following 
deviations and stipulations. 
 
1. A deviation shall be granted from Section V(E)(2)(b)(i) of the Beulah Park Zoning Text to 

permit Lots 88 and 89 to exceed the maximum width of 75 feet by three feet.  
 

2. A deviation shall be granted from Section V(E)(2)(c)(v) of the Beulah Park Zoning Text to 
permit garages to encompass a maximum of 46 percent of the width of a homeôs front 
façade. 
 

3. A deviation shall be granted from Section IV(E)(1) of the Beulah Park Zoning Text to permit a 
maximum of six inches of exposed concrete block or poured concrete on the front and sides 
of the homes if that exposed area is finished in a stamped brick or masonry design. 
 

4. A landscaping buffer shall be provided in Reserves A and B along the western boundary of 
Subarea E as approved by the Urban Forester. 
 

5. All homes shall meet the standards of the Beulah Park Zoning Text for four-sided 
architecture. These designs shall be submitted prior to proceeding on to City Council.  
 

6. Additional home models shall be provided showing variation in the layout of the homes such 
as the location of porches, garages, and general architectural style. These models shall be 
submitted prior to proceeding on to City Council. 
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6. Detailed History 
 
1923 
William Foster Breck opened Beulah Park as the first thoroughbred racetrack in Ohio. 
 
2013 
The Beulah Park Conceptual Framework was created to provide recommendations for the 
redevelopment of the site. Findings of the Framework include preserving the historic significance 
of Beulah Park, creating a community gathering place, connectivity to improve the street and trail 
network and quality design. City Council endorsed the principles of the Framework in March 2014 
with Resolution CR-15-14. 
 
2014 
Beulah Park ceased operation as a racetrack and the property became available for 
redevelopment. 
 
2015 
A preliminary development plan was approved for the redevelopment of the site with Resolution 
CR-16-15. 
 
2017 
A second preliminary development plan was approved for the redevelopment of the site with 
Resolution CR-49-17.  
 
2018 
The site was rezoned to PUD-R and PUD-C under Ordinance C-24-18 in June 2018. The zoning 
text for the site included a mixed-use development with nine subareas that contain single and 
multi-family housing, senior housing, office space, commercial space and light industrial, as well 
as community park space. 
 
City Council approved the Phase 1 Roadway Network Development Plan in August 2018 with 
Resolution CR-34-18. 
 
2019 

 
City Council approved the plat for Beulah Park Section 1, which includes the roadways for the 
northern portion of the site and the first portion of Subarea E, at the November 4, 2019 meeting 
with Ordinance C-56-19.  
 
A plat was submitted in October 2019 for the first portion of Subarea E. This plat is on the 
November 19 Planning Commission meeting agenda and tentatively on the agendas for the 
December 2 and December 16 City Council meetings. 
  


